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Abandoned housing project can be defined as 
construction work in a project site has been 
continuously stalled for 6 months or more. 
According to the Sales and Purchase agreement, 
abandoned housing project is stalled whether 
during the project completion period or beyond the 
scheduled date of completion. Impacts and causes 
of abandoned housing projects are highlighted in 
this paper. Causes of abandoned housing project 
are categorized as financial legal, system-related, 
economic, unforeseen risks and managerial. Three 
impacts of abandoned housing project such as 
environment, social and economic impacts are 
revealed through this study. Rehabilitation process 
and other initiatives to reserve the right of 
purchasers through appropriate legal resolutions 
endorsement are taken to solve the problem. The 
study suggests that to identify various risks 
involved in the rehabilitation process, more further 
research should be conducted.  
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1.0 INTRODUCTION 
According to Jacobson, a housing project is 
regarded as abandoned in UK or US if the building 
that show visible signs of physical distress such as 
burned, have deteriorated, burned or boarded up 
and if the building are unoccupied. In Malaysia, 
abandoned housing projects refer to the 
construction project is not completed or the 
housing units are not ready for occupation. Four 
conditions have been set as abandoned by The 
Ministry of Housing and Local Government 
(MHLG) of Malaysia when: 
i. After the expiry of the Sale and Purchase 
Agreement (S&P), the construction 
activities on site of the housing 
construction project have consecutively 
stopped for six month or more. 
ii. The developer wounds up. 
iii. The developers admit in writing to the 
Housing Controller that they are unable to 
complete their projects. 
iv. The project is endorsed as an abandoned 
housing project by the Minister of 
Housing and Local Government pursuant 
to section 11(1)(c) of the Housing 
Development (Control and Licensing) Act 
1966 (Act 118 ) (Ministry of Housing and 
Local Government Official, 2011).  
There is a difference between abandoned 
project and project delay. Abandoned project a 
construction work has been continuously stalled for 
6 months or more and it is stalled whether during 
the project completion period or beyond the 
scheduled date of completion. However, project 
delay as failure of completing a project caused by 
the original planned time or budget or both in a 
certain time. It will result as abandoned project if it 
delay can no longer be absorbed by the client or 
stakeholders. 
Abandoned housing project has a negative 
fact plaguing in the housing industry in Peninsular 
Malaysia. In the development of the nation, the 
housing industry has plays an important role. It 
supported by dynamic policies and legal means for 
ensuring its success, the occurrences of abandoned 
housing project have, hitherto, marred its role 
towards national development and safeguarding the 
interests of its citizen purchasers. It cause that 
many purchasers have become the victims. There 
are various reasons causing abandoned housing 
projects and the consequential problems they have 
caused are grave. One of the reasons is that there 
are insufficient legal provisions and protection to 
avoid and prevent abandonment and to protect the 
interests of purchasers. In the event that 
rehabilitation can be carried out, the ensuing 
problems caused--pecuniary and non-pecuniary 
losses, are still left hanging and unsettled for most 
of the purchasers and stakeholders, without any 
sufficient remedies and measures to address them. 
 Otherwise, abandoned housing projects 
have an impact on stakeholders.  The pressing issue 
of abandoned housing projects has been a burning 
topic in media it has become a great concern to 
stakeholders involved in housing projects, 
primarily house buyers and the government. 
According to the Abandoned Housing 
Rehabilitation Act, rehabilitation process can be 
defined as a process of improving the property, 
including but not limited to bringing property into 





Therefore, this paper aims to causes, 
impacts and suggestions for abandoned housing 
projects from the review of articles, journals, 
documents and literature on abandoned housing 
projects. This paper is organized as follow by 
second section of literature review of the housing 
projects abandonment. Third section discusses the 
methodology to complete this paper. Fourth section 
highlights the data analysis of the status of the 
overall abandoned housing project in Peninsular 
Malaysia in 2012 from MHLG. Last section present 
the suggestions for future research including the 
rehabilitation of the abandoned projects. The table 
below shown the annual statistics abandoned 
housing project in Peninsular Malaysia. 
 
Table 1: Annual Statistics Abandoned Housing 
Projects In Peninsula Malaysia For The Period 
Until January 2009 March 2013 
Source: Ministry of Housing and Local 
Government (MHLG), 2013 
 
2.0 LITERATURE REVIEW 
It is an undisputed fact that abandoned housing 
projects are negative phenomena plaguing the 
housing industry in Malaysia. The issue of 
abandoned housing projects began with the 
adoption of a housing democracy by the Malaysian 
government in the 1960s. 
There are various reasons causing 
abandoned housing projects and the consequential 
problems they have caused are grave. One of the 
reasons is that there are insufficient legal 
provisions and protection to avoid and prevent 
abandonment and to protect the interests of 
purchasers. In the event that rehabilitation can be 
carried out, the ensuing problems caused--
pecuniary and non-pecuniary losses, are still left 
hanging and unsettled for most of the purchasers 
and stakeholders, without any sufficient remedies 
and measures to address them. Some quarters say 
that the current housing policy and industry in 
Malaysia is still healthy, notwithstanding the plight 
of purchasers of abandoned housing projects, poor 
workmanship of the houses and other housing 
problems. „The problem of abandoned housing 
projects only represents 1-3% of the total housing 
projects‟. „The remaining 97%-99% of housing 
projects succeeds‟. „Thus, the current system of 
housing delivery and policies should be continued 
regardless of the plaguing occurrences of 
abandoned housing projects‟ and their negative 
consequences befalling the purchasers‟ (Dato' Abu 
Bakar Bin Hassan & Dato' Zainudin bin Tala, 
personal communication, August 13, 2010). 
Unfortunately, these are some of the 
statements made by persons in authority in 
Malaysia‟s housing industry. Nonetheless, despite 
these statements, there are still inadequate 
measures taken by the government to alleviate the 
problems of abandoned housing projects, not even 
the current newly established Division of 
Rehabilitation of Abandoned Projects under the 
Department of National Housing, Ministry of 
Housing and Local Government (MHLG), can. The 
measures taken are still „too little too late‟ in the 
face of the catastrophe caused by abandoned 
housing projects‟. The fallen preys are the 
aggrieved purchasers themselves. The law 
governing the housing industry in Malaysia – the 
Housing Development (Control and Licensing) Act 
1966 and its regulations (Act 118) is evidently 
unable to fully address the problems of abandoned 
housing projects. The court also seems indecisive 
in protecting the interests of the aggrieved 
purchasers in abandoned housing projects. This is 
partly due to „too many conflicting considerations 
and equities‟ that the court needs to deal with in 
cases involving abandoned housing projects. Thus 
in certain circumstances, the rights and interests of 
the purchasers may not be fully appreciated and 
taken into consideration by the court. The problem 
becomes more severe where housing developers 
companies are subject to the insolvency 
administration. In the insolvency administration, 
the insolvent ailing company becomes bankrupt 
and all the assets and moneys will be used to settle 
off the debts of the creditors and there may not be 
any sufficient monetary balance which can be used 
to rehabilitate the abandoned housing projects and 
to compensate the aggrieved purchasers (Nuarrual 
Hilal Md. Dahlan, 2009). 
Until 15 October 2011, according to the 
record from MHLG, a total of 62 abandoned 
housing projects are in the course of rehabilitation 
either by the interested rehabilitating parties and/or 
SPNB. While 22 projects are still subject to 
preliminary scrutiny in the search of willing white 
knight to revive the projects. About 32 projects 
which were deemed abandoned previously had 




projects. These 32 projects have been fully 
rehabilitated.  
Out of these 62 abandoned housing 
projects which are currently being rehabilitated, 
majority are in Selangor (23 projects), followed by 
Negeri Sembilan (8 projects), Johor (9 projects), 
Pulau Pinang (5 projects), Kedah Darul Aman (5 
projects), Wilayah Persekutuan Kuala Lumpur (4 
projects), Pahang Darul Makmur (3 projects), Perak 
Darul Ridzuan (2 projects), Melaka (2 projects), 
and Kelantan Darul Naim (1 project).  
For the 22 projects which are still subject 
to preliminary scrutiny in the search of willing 
white knight to revive the projects, most of these 
projects are in Selangor (7 projects), followed by 
Johor Darul Takzim (5 projects), Negeri Sembilan 
(4 projects) and Perak (3 projects). While for Pulau 
Pinang, Pahang and Kelantan, respectively have 1 
project.  
In respect of the duly completed and 
rehabilitate projects involving 32 projects, Selangor 
Darul Ehsan recorded the most with 10 projects, 
followed by Perak (4 projects), Negeri Sembilan (4 
projects), Johor (3 projects), Pahang (3 projects), 
Pulau Pinang (2 projects), Kedah (2 projects), 
Melaka (1 project), Kelantan (1 project) and 
Terengganu (1 project). (Ministry of Housing and 
Local Government, MHLG, 2011). 
 
3.0 METHODOLOGY 
This chapter discusses the methodology methods 
that use to get data in this research.  Data collection  
from the status of overall abandoned housing 
projects in Peninsular Malaysia is the main 
precondition to complete this project report. The 
data collected must fulfill certain standards and 
requirements that meet the specifications of good 
data. In this study, this research conducted study on 
abandoned house issue during rehabilitation 
process. The analysis is done by searching journal, 
books, magazines, reference book at library and 
resources from the internet.  
 
4.0 DATA ANALYSIS 
The abandoned housing projects in Peninsular 
Malaysia is divided into three statuses such as 
initial planning, under rehabilitation, and 
completed as shown in Table 1. In this study, the 
Ministry of Housing and Local Government 
(MHLG) of Malaysia only take into account 
abandoned housing projects in West Malaysia. 
Table 1 shows that out of the 16 projects in the 
initial planning stage. There are seven projects with 
3905 housing units under rehabilitation plan, eight 
projects with 1,154 housing units have been wound 
up, and the other one project with 924 housing 
units has been taken over by government.  
Other than that, the 58 projects under 
rehabilitation indicated a risks and unforeseen 
threats situation to get abandoned housing projects 
revived. There are forty-nine rehabilitation projects 
with 24942 housing units under original developer, 
five rehabilitation projects with 4125 housing units 
under Syarikat Perumahan Negara Berhad (SPNB), 
and another four rehabilitation project with 935 
housing units has completed without Certificate of 
Fitness for Occupation (CFO).  
In the case of completed housing projects, 
the proportion between the number of projects and 
the number of purchasers is the same, except for 
projects with changed development proposals. 
There are twelve projects with 1724 housing units 
completed with CFO, six projects with 81 housing 
units completed with development proposal, and 
the other two projects with 2754 housing units has 
returned the deposit to buyer. As a result, this 
scenario will affect the house buyer become 
unconfident on abandoned housing projects. Thus, 
it decreases the market value and the reputation of 




The influence of the economy is intertwined 
between construction industry and abandoned 
housing projects. Ho (1994) and Hussin (1994) 
stated that the economic recession is one of the 




The economic recession had a direct negative 
impact on the labor market, prices of building 
materials, and the property sector. Rameli et al. 
(2006) pointed out that the 1997 recession had 
caused an overhung and oversupply in the 
properties market. According to Carrero, et al. 
(2009), economy have short-term and long-term 
impacts involving landscape modification, 
marginalization of population, decrease of 
biodiversity, conflict between stakeholders, lose of 
economic value of the area, erosion, unemployment 
increase, visual impact, transfer of cost between 
private and public sectors, and pollution.  
 
4.1.3 Solution 
The purchaser should obtain feasibility study or 
market survey from professional such as potential 
demand type of resident houses, market analysis, 
analyze current market trends and likely 
development in the property market, population 
catchment, socio-economic study, pricing strategy 
and timing of the sales lunching, economic 
activities of the area, preliminary site visit and 
investigations, income level, demand scenarios, 
schematic layout plan, and SWOTS analysis. Thus, 
the purchaser able to ensure that supply matches 
demand and right type of housing unit is built, at 





No Project Status No of Projects No of Housing 
Units 
No of Buyer 
1 Initial Planning 
(i) Under Rehabilitation Plan 7 3,905 1,798 
(ii) Wound Up 8 1,154 871 
(iii) Monitored by the Government 
(Land Confiscation) 
1 924 652 
 Sub Total 16 5,983 3,321 
2 Under Rehabilitation (being restored) 
(i) Original Developer/ 
Rehabilitation Developer 
49 24,942 17,227 
(ii) Syarikat Perumahan Negara Berhad 
(SPNB) 
5 4,125 3,948 
(iii) Completed without CFO 4 935 551 
 Sub Total 58 30,002 21,726 
3 Completed/Finished 
(i) Completed with CFO 12 1,724 1,472 
(ii) Variation of Development Proposal 6 81 81 
(iii) Return of Deposit 2 2,754 1,175 
 Sub Total 20 4,559 2,728 
          Total 94 40,554 27,775 
 
Table 1: Summary of the status of overall abandoned housing projects in Peninsular Malaysia 
Source: Ministry of Housing and Local Government (MHLG), 2012 
 
4.2 Financial 
4.2.1    Cause 
Athukorala (2010) stated that the total property 
sector credit accounted for 40% of bank credit. 
This scenario was weakened the financial position 
of banks as lending led to a glut in the property 
market. According to Kamal and Ab. Wahab 
(2004), the downturn and revive abandoned 
housing projects is dealing by government with 
financial support of RM 0.2 billion in 2009. They 
also mentioned that the problem of housing 
projects abandonment getting worse because 
insolvency of developers, uncompetitive selling 
prices of houses, and oversupply of properties.  
 
4.2.2    Impact 
Dahlan (2011b) and Dahlan, Aljunid (2011) 
affirmed that the implication of abandoned housing 
projects on purchasers can be categorized into 
pecuniary and non-pecuniary losses. It includes 
inability to revoke the sale and purchase 
agreements, and claim for the return of all 
payments paid to the developers; no compensation 
for damage or defaults that previous developers 
caused; bearing the monthly installments of 
housing loans, otherwise the bank will blacklist the 
purchasers; purchasers may need to use their own 
funds to rehabilitate the abandoned housing 
projects; and inability to take legal actions against 
the defaulting developer.  
 
4.2.3    Solution 
The government also focused on reducing the 
negative impacts on abandoned housing project. 
They are funding some special abandoned project 
to facilitate the rehabilitation; facilitating and 
monitoring the rehabilitation process; take actions 
to reserve the right of purchasers and other legal 
resolutions; and proposing an alternative housing 
selling system in order to reduce the negative 
impact. By the way, the government addressed the 
issue by launching the Special Task Force or a 
Special Purpose Vehicle (SPV) under the Ministry 
of Finance (MOF). Besides that, Syarikat 
Perumahan Negara (SPNB) are assigned with the 
major role of rehabilitating abandoned projects. 
Further government initiatives include the 
enactment of new laws to handle the legality of 
abandoned housing projects and initiatives for full 
implementation of BTS approach by 2015 (HBA, 
2010; PEMUDAH, 2011).  
 
4.3 Legal 
4.3.1    Cause 
Khalid (2010) confirmed that the reasons for 
housing projects abandonment included the 
restriction of rules and regulations on housing 
development of the housing ministry, weak 
response to market signals on the status of the 
Malaysian economy, poor management and fraud 
in managing housing projects, lack of enforcement 
and monitoring of housing projects of authorities. 
As a result, the housing developer is the key 
contributor to housing projects abandonment.  
 
4.3.2    Impact 
There are difficulties in getting cooperation and 




consultants, defaulting abandoned developers, local 
authority, state authority, land administration 
authority, planning authority, bridging loan 
financiers, end-financiers and technical agencies to 
rehabilitate the projects. Because of house project 
abandonment, the ordinary machinery and 
enforcement of the building, housing, planning and 
development laws becomes dysfunctional at the 
expense of the purchasers. According to Dahlan 
(2006), the purchasers are unable to take legal 
actions against the defaulting developer. This is 
because the actions might not be beneficial or 
feasible to purchaser.  
 
4.3.3    Solution 
The recent amendments made to the Housing 
Development (Control and Licensing) Act 1966 
(Act 118), effected through the recent Housing 
Development (Control and Licensing) (Amendment) 
Act A1415, are useful for mitigating the 
abandonment of housing projects and complete the 
revival process. According to Dahlan (2011b), the 
amendments apply to all developers who refuse to 
continue the project or have suspended, postponed, 
or stopped the project for a period of six months or 
more, or past the original scheduled completion 
date as stated in the SPA. Upon conviction, such 
developer is liable to pay a fine of not less than RM 
250,000 but not more than RM 500,000, or be 
imprisoned up to three years, or both.  
 
4.4 Managerial 
4.4.1    Cause 
Dahlan and Aljunid (2011) determined that the 
reasons for housing projects abandonment included 
insufficient coordination between the land 
administration authority, planning authority, 
housing authority, building authority, and other 
technical departments with respect to the approval 
of land use, land alienation, subdivision of lands, 
planning permission, licenses of housing 
developers, building or infrastructure plan approval, 
and issuance of Certificate of Fitness (COF) for 
homebuyers occupation and Certificate of 
Completion and Compliance (CCC). There are 
different causes for housing project abandonment 
in other developing countries such as 
misunderstanding work requirements; corruption; 
lack of available skilled personnel; poor quality 
control by regulatory agencies; incorrect estimation; 
inadequate planning; poor risk management; and 
communication gap among personnel (Olalusi & 
Otunola, 2012).  
 
4.4.2    Impact 
Purchasers are unable to get vacant possession of 
the units on time from the vendor developers. The 
project will be stalled for a long period of time or 
an indefinite period of time or at the worst. This is 
because no party agreeable to rehabilitate the 
abandoned housing projects. These projects may 
have to overdue for a long period of time without 
any prospect of rehabilitate and revival. Thus, 
additional costs and expenditure are needed for 
purchasers to rehabilitate abandoned housing units. 
 
4.4.3    Solution 
 
It is important for purchaser to appoint the right, 
capable and competent project managers or project 
management consultant who has excellent 
experience professionalism strategic, attitudes, well 
trained, and effective and efficient project success 
in Selling-Off-The-Plan system. The qualified and 
experience project team member can be appointed 
by verifying their commitment, behavior, attitudes, 
and professionalism to complete projects 
successfully.  
 
4.5 System-related Factor 
4.5.1    Cause 
Dahlan (2011b) proved that the “full-build-then-
sell” system is better than the current housing 
selling system. There are two reasons lead to 
housing projects abandonment such as the absence 
of mandatory insurance imposed on developers 
during the application from the MHLG, and the 
specific legal provisions governing rehabilitation 
schemes that resulted in perpetuating abuses and 
misuse of power and authority of rehabilitating 
parties, which are detrimental to the well-being of 
purchasers. (Dahlan, 2011b).  
 
4.5.2    Impact 
Purchasers are unable to cancel the sale and 
purchase agreements and claim as the developer 
may have no monetary provisions to return all the 
purchase money and meet the claims. Due to no 
monetary provisions from developers, the 
purchasers would not get any compensation and 
damages from the defaulting abandoned developers. 
Thus, purchasers need to use their own money to 
top-up because insufficient of funds to meet the 
rehabilitation costs.  
 
4.5.3    Solution 
The problem of abandoned housing projects can be 
overcome by adopting housing selling system 
instead of the current selling system (CSS). Dahlan 
& Aljunid (2011) mentioned that the conditions 
shall be enforced to balance the interests of 
creditors and purchasers or borrowers, and prevent 
exorbitant cruelty transactions if this system still 
remains. According to Abdul-Aziz and Kassim 
(2011), promoting public-private partnership (PPP) 
is useful to mitigate delay and project abandonment. 
Another preventive strategy could be the 
resolutions of financial institutions, developers, 
contractors and government to reduce project 




effective and efficient selling system can revive the 
abandoned projects. The Efficient Reviving Process 
(ERP) implies establishing an agent for the MHLG, 
and maintaining that the account of abandoned 
projects to be left untouched.  
 
4.6 Developer-related Factor 
4.6.1    Cause 
According to Consumers Association of Penang 
(2012), the similar reason that lead to housing 
projects abandonment including developers 
misusing deposits of purchasers; leading to an 
escalation in housing prices; project approval takes 
a long time; and construction of houses that do not 
follow the specifications and the same price of low-
cost houses although constructed in different 
locations and involving high-interest lending rates.  
 
4.6.2    Impact 
Abandoned housing projects affect to 
transportation companies, suppliers of construction 
materials, contractors, and consultants. It is one of 
the causes of the reduction in the relationship 
between housing price and residential subsector 
housing activities in Malaysia (Tan, 2010). As a 
result, it impacts on the housing buyers and other 
stakeholders involved; the construction industry 
and the national economy; and the environment.  
 
4.6.3    Solution 
The government plays an important role in 
rehabilitating and addressing the different 
consequences of abandoned housing projects. The 
MHLG has monitored the existence of housing 
projects abandonment in Malaysia since 1986. In 
2008, Division of Rehabilitation of Abandoned 
Projects was established under the MHLG. Jabatan 
Perumahan Negara (JPN) in charge to handle this 
particular division who is a division of the 
Department of Housing and Local Government 
(DHLG) under the MHLG. As a result, the 
Division of Rehabilitation of Abandoned Projects 
has been responsible for and has completed the 
revival of 104 out of 177 abandoned housing 
projects in Malaysia (MHLG, 2012).  
 
4.7 Unforeseen Risks 
4.7.1    Cause 
Dahlan and Aljunid (2011) determined that the 
reasons for housing projects abandonment included 
conflicts, feuds, and squabbles among project 
stakeholders; problems related to site clearing and 
financial problems of developers.  
 
4.7.2    Impact 
Khalid (2010) stated that developers have traded 
off for standards and quality, knowing the 
eagerness of purchasers to take over the premises, 
and the latter would prefer not to waste time 
seeking compensation if the project is delayed. 
Aside from being committed to housing loans, the 
house buyers have to pay quit rent and council tax 
until the project is rehabilitated (Kamal & Ab. 
Wahab, 2004).  
 
4.7.3    Solution 
The purchaser must fully understand the role of 
approving authorities in development process and 
comply with the housing development laws, rules, 
act, and regulations governing township, building 
and environment. According to Angie (2009), the 
developers should adopt proper cash flow 
management to collect progress payment in Sell-
Off-The-Plan system in order to prevent liquidity 
problems and conserve the cash flow to keep afloat 
during economic crunch.  
 
5.0 RECOMMENDATION 
The following are the recommendation in dealing 
with the rehabilitation of abandoned housing 
projects in Peninsular Malaysia. In Peninsular 
Malaysia, there is no clear provision in the 
Companies Act 1965 (CA) to impose a duty on the 
liquidator. Because of time, manpower, knowledge, 
and expertise shortage, the liquidator is not under 
duty to rehabilitate abandoned housing projects and 
to protect the interests of the aggrieved purchasers. 
The liquidators are responsible to realize and 
accumulate the assets of the insolvent company in 
order to settle the debts of the creditors secured or 
unsecured creditors and other stakeholders. Other 
than that, new legal provisions are needed to solve 
the problems of abandoned housing projects and 
protect the interests of the purchasers of the wound 
up housing developer companies. At the same time, 
all applicant developers in Peninsular Malaysia 
should possess housing development insurance to 




This paper present an overview of abandoned 
housing projects in Peninsular Malaysia by 
analyzed the data of statistics of the status of 
overall abandoned housing projects in Peninsular 
Malaysia, causes and implications of abandoned 
housing projects and recommendations of action 
can be taken to overcome the problem. Based on 
the literature synthesis, causes of housing projects 
abandonment can be categorized as financial, 
economic, legal, system related factors, unforeseen 
risks and managerial.  
The implications of abandoned housing 
projects can be categorized as implications on 
housing buyers and other stakeholders. Another 
impact of abandoned housing projects is the 
tarnished reputation and perception of local 
developers and the housing sector among local and 




Initiative strategies should be taken to 
prevent the problem of abandoned houses such as 
legal actions and amendments, actions taken to 
reserves the right of purchasers, and remedies after 
the problem occurred such as the rehabilitation of 
abandoned projects. 
Hence, the problem of abandoned housing 
projects still persists despite numerous government 
actions. Therefore, the examination of such risks 
can be included in further studies. For instance, 
lack of collaboration among developers, 
consultants, and government authorities, inability 
of developers to activate or transfer their bridging 
among the stakeholders, and etc. In a number of 
cases, projects have been abandoned for such a 
long time that an attempt to retrieve project 
information can be painstaking and futile. Further 
studies to investigate the efficiency and reliability 
of proposed solutions, initiatives to prevent housing 
projects abandonment, and management and 
mitigation of risks of abandoned housing projects 
are very relevant. 
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